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g) Public and Common Spaces on First Two Floors: the public and common spaces on 

the first two floors of the residential building should include transparency and 

porosity at the ground level. 

 

5) Hotel Building 

 

To improve massing relationships between the hotel and the adjacent buildings on Beacon, Harvard, 

and Waldo Streets, the hotel may incorporate the following measures: 

a) Alley Façade Massing (Visible from Beacon and Harvard Streets): To further reduce 

the apparent bulk of the Waldo- Durgin project, the hotel massing should serve to 

mediate between the taller residential building and the much lower existing 

buildings at the corner of Beacon and Harvard by transitioning from a higher 

segment to a segment no greater than 8 stories that is at least two stories lower.  

 

 

b) Facades facing Beacon and Harvard Street: The façades should be carefully 

considered for their scale, fenestration, and detailing, in light of the fact that they 

present significant civic exposure while having no direct street presence. 

c) “Knuckle” at Southwest Corner of Hotel Massing: The “knuckle” at the intersection 

of the south and east facades of the hotel represents an opportunity for the design 

team to develop an architecturally significant gesture which can address the 

Coolidge Corner neighborhood and perhaps the SS Pierce Building, while also 

providing a break in the massing and a potential common space for hotel guests.  

d) Waldo Street Tall Façade Alignment: The face of the hotel façade on Waldo Street 

should be set back from Waldo Street at least as much as the side building façade of 
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1292 Beacon Street that faces Waldo Street, to ensure that there is a generous and 

open public passage onto the site.  

e) Hotel Entry: The façade at the hotel entry should create a human scaled relationship 

with the adjacent residential buildings.   

f) Hotel Entry with Facades Facing Waldo Street: The facades of the internal public and 

common spaces which face Waldo Street should include substantial transparency 

and porosity at the ground level, as well as direct access from the hotel restaurant 

space to the streetscape to the maximum degree possible. 

 

6) Waldo Street Public Space and Streetscape  

 

To provide additional visual interest, pedestrian safety and active use in the public realm, Waldo 

Street should be designed as a “living street” or “Woonerf” which combines walking-pace speed 

zones for vehicular traffic and where all modes of travel share the entire right-of-way (in contrast to 

separated modes of travel).  

 

a) Paving Materials: Paving materials and grade changes in the ground plane should 

blur the line between sidewalk and street space to articulate the entire Waldo 

Street zone as a public plaza.  

b) Streetscape Amenities: Amenities including, but not limited to, seating, trees, 

landscaping, planters, hardscape, and public art should be incorporated into the 

design.  

c) Traffic Calming and Shared Use Streets: Selective use of landscaping, sidewalks, curb 

extensions, and public seating areas should be used to promote pedestrian comfort, 

narrow vehicle travel ways, and slow vehicle speeds. 

d) Residential Retail Space: A two-story coworking café, or similar commercial shop(s), 

totaling a minimum of 5000 square feet at the first floor should be provided, with 

entrance(s) from Pleasant and/or Waldo Streets to encourage active pedestrian 

activity, as well as the use of Waldo Street amenities. At least the café portion of 

any coworking space should be open to the public. 

e)d) Minimum Width: The minimum width between building facades (not including 

canopies) along Waldo Street should be 50 feet. 

f)e) Connection to Harvard Street:  A physical connection between the Waldo/Durgin 

Special District and the Coolidge Corner commercial area along Harvard Street will 

greatly enhance the vibrancy and interplay between the District and other 

commercial uses in Coolidge Corner. Interior or exterior public connections to 

existing buildings on Harvard Street should be pursued.  

g)f) Programmed Exterior Space: A public outdoor seating area (consisting of a minimum 

of 500 sf [need to verify this number]), should be provided to compliment the hotel 

restaurant, adjacent to the eastern end of the hotel façade and approximately 

aligned with the main entrance to the residential building. 
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h) Percentage of Green Ground Cover or Tree Canopies:  No less than 15% [need to 

check] of the streetscapes [this probably needs a site diagram to show how to 

measure the denominator for the streetscape] should be devoted to green ground 

cover or tree canopies. 

 

g) Any delivery storage locations should be located in interior spaces. 

h) For reference purposes, Open Space as defined within the Waldo Durgin Overlay 

District zoning may include areas as shown in the example below. 

 

Open Space Examples 

 

7) Vehicular Circulation, Access, and Parking 

 

To minimize vehicular access and prioritize pedestrian access directly to primary building frontages, 

to reinforce a clear hierarchy and organization of circulation, to maximize uninterrupted public 

sidewalks and minimize conflicts between vehicles and pedestrians, to minimize the visual presence 

of automobile circulation as well as service functions such as deliveries and refuse pick up by 
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locating parking and service access away from primary building frontages, new buildings in the 

Waldo- Durgin SpecialOverlay District are encouraged to meet the following 

requirementsguidelines:  

 

a) Garage Entrances: Garage entrances should be concentrated at the northern end of 

Waldo Street and separated from pedestrian pathways; garage entrances should be 

no more than 24’ wide and screened from view when possible; 

b) Residential Building Vehicular Access:  The residential building’s sidewalk area 

adjacent to Pleasant, John, or Waldo Streets should be designed to allow 

unimpeded pedestrian travel and access and shall not be designed to allow 

vehicular parking or loading activities that directly abut the building. [this may need 

some rewording still – the purpose is to prevent vehicles or ramps from delivery 

trucks from blocking pedestrian travel along the sidewalks and crosswalks].  

c) Hotel Service Access: Service and delivery activities, including FEDEX, UPS, etc., 

should be separated whenever possible from the primary public access and 

screened from public view in a location along the main alley to the westsouthwest 

of the hotel;  

d) Parking Structures: Parking structures should be located below grade;  

e) Shared Parking: Buildings should be connected below-grade and designed to 

accommodate shared parking and ramp access.  

f)   [Note the EV ChargingElectric Vehicle charging stations shall comply with is now in 

the Town’s Transportation Access Plan Guidelines, which requires 2% of the spaces 

to be serviced and conduit for infrastructure of an additional 15%.]. 

g) Live Loading Spaces: A sufficient number of live-loading spaces should be provided 

at the John Street connector and residential entry to accommodate current use of 

Uber and Lyft, to discourage such activity on Pleasant or John Streets. 

h) Connector Curb Cut: The John Street connector should neck down at the curb cut 

where it meets John Street. 

i) Other than vehicles using the private alleyway, vehicular traffic within the Waldo 

Durgin Overlay District shall not exit to Pleasant Street. 

 

 

8) Landscape  

To break down the scale of the building facades, provide additional visual interest, and improve 

the quality of the public spaces on the site, the landscape design should incorporate the 

following measures: 

a) Screening: Plantings at the northwest end of Waldo Street should match the scale of 

the low entry mass and screen the adjacent existing residential units from both the 

sight of and headlights from vehicles without casting them into deep shade. 

b) Planting Beds: All treesTrees and large shrubs should receive sub-surface irrigation 

where feasible and the planting beds ofshall be sufficient size and quality to insure 

plant longevity.  [Note from Stantec/CHR: Select plants for possible dry conditions 
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and foot traffic compaction as well as sun and shade tolerance. Note that use of 

irrigation is penalized in LEED standards. Irrigation may be required in tight 

conditions only.] 

c) Tree Plantings: Trees should be of a sufficient size and caliper to ensure longevity. 

Trees with a wider canopy are encouraged when possible. 

d) Rain Gardens: InstallWhere feasible, install rain gardens to collect all street gutter 

drainage at the perimeter and interior of the project. [Note from Stantec/CHR: 

Needs to be studied for the amount of runoff, the number, size and location of the 

gardens; topographical data is required to assess the validity of the concept.] 

e) Benches: Provide benches at Pleasant and Waldo Streets. [Kara is concerned that 

there may not be enough room for benches along the John Street parking lane 

without sacrificing a single, landscaped area adjacent to the building.] 

f) Sidewalk Lighting: Provide pedestrian scale sidewalk lighting at John, Pleasant, and 

Waldo Streets which is consistentcompatible with the Town’s plans for sidewalk 

lighting in the neighborhood. 

f)g) Site lighting design is to be integrated into the wayfinding and building 

identification.  

g)h) Bike Storage: Provide bike racks or corrals for public use at either the street level or 

the garage-level of the project. [Kara notes that bike storage is already required in 

zoning and CHR has committed to Blue Bikes station.] 

h)i) Party Wall Design:  With the consent of the adjacent neighbors on the southwest 

side of John Street, the project should installiainstall a living wall or other landscape 

feature on the blank party wall façade of the residential building adjacent to the 

John Street connector. 

i)j) Visual Continuity of John Street Landscape:  The John street landscape should 

maintain significant visual continuity with the front yard landscape of the adjacent 

residential buildings.  Breaks in the visual continuity such as large fences or walls are 

discouraged. 

j)k) Sidewalk Paving:  Sidewalk paving should seamlessly connect to the main building 

entries. Sidewalks should be a minimum of 5’-0” in width, even at their pinch points. 

 

9) Signage [Sergio Modigliani will offer language to be inserted here.] 

 


